ROXBURY MASTER PLAN 
The Boston Redevelopment Authority and Stull and Lee, Inc. 


February 10,2000 COMMUNITY MEETING 


AGENDA ~~ BOSTON PUBLICLIBRARY 
GAVENNAER? DOCUMEATS | 


INTRODUCTION 
Linda M. Haar, Director of Planning and Zoning, BRA 
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THE HONORABLE MAYOR THOMAS M. MENINO 


SCOPE OF ROXBURY MASTER PLAN AND EVENING’S AGENDA 
David Lee, Lead Consultant, Stull and Lee, Inc. 


PRESENTATIONS BY THE CONSULTANT TEAM: (50 min.) 
An overview of Roxbury with planning “propositions” to stimulate discussion. 
Stull and Lee, Inc. - Overview 
TAMS Consultants - Transportation 
Abt Associates - Housing 
E.R.A. and Primary Group — Economic Development 
Trotter Institute — Socio-Economic profile and community perspective. 


BREAK-OUT GROUPS WILL MEET: (45 min.) 
People will be assigned at random to groups to Hieenee the propositions and work 
together to develop principles and ideas, planning priorities and items for further 
study. 


BREAK-OUT GROUPS TO RE-ASSEMBLE: (15 min.) 
One person from each group will report back about the discussion of their group. 


SUMMARY OF EVENING’S MEETING AND NEXT STEPS: 
David Lee 


ROXBURY MASTER PLAN OVERVIEW 
COMMENTS AND OBSERVATIONS 


Stull and Lee, Inc. 
DRAFT February 15, 2000 


In 1997, as part of Boston 400, the citywide comprehensive planning effort, a series of 
public meetings were held around the City to discuss the future of Boston's neighborhoods. 
Roxbury residents expressed the need for a Master Plan to address pressing issues raised by new 
development already underway, and to set a direction and establish a framework for future 
development based on the 1989 rezoning process. 


The mission of the Roxbury Master Plan is to target issues that affect the quality of life in 
the neighborhood, and articulate a consensus-based, attainable vision for the community. The 
plan will establish realistic standards to guide current and future development and present 
specific short and long term implementation strategies to attain a more liveable, workable and 
sustainable community in Roxbury. Four major focus areas of the plan are quality of life, 
economic development, housing strategy, transportation and market and financial feasibility. 


This will be an asset-based planning process that builds upon Roxbury's current 
strengths, including: 


e Quality and variety of housing stock ranging from single family houses and duplexes to 
higher density row houses, triple-deckers and apartment buildings. 


e Immediate proximity to the regional highway network via Melnea Cass Boulevard and the 
Southeast Expressway. 


e The presence of rapid transit service on the Orange line and commuter rail stops at Ruggles 
Station and nearby Uphams Corner. 


e The Roxbury neighborhood is well-positioned relative to the city's open space system. It 
directly abuts Franklin Park. It is bordered on the west by the Southwest Corridor Park and 
is minutes away from the Back Bay Fens. 


e More than two-thirds of the planning area is within the Empowerment Zone, which offers a 
variety of economic development tools and resources to be tapped. 


e It includes or is bordered by several significant institutions including Northeastern, Roxbury 
Community College, Wentworth, the Museum of Fine Arts, the Longwood Medical area and 
the Boston Medical Center. All of these institutions are substantial employment centers. 
One of the goals of the plan will be to strengthen the economic ties and increase the level of 
education, training and services these institutions might provide to the community. The plan 
will directly address the issue of institutional accountability to the Roxbury neighborhood. 


The presence of more than 40 active community-based organizations represents a major 
resource to be utilized in the implementation of the plan's objectives. 


Roxbury is not monolithic. For example, there are nine historic districts and numerous 
historic structures. The preservation and enhancement of these districts will be explored as a 
way of underscoring the unique characteristics of the many neighborhoods in the community. 
In addition, community residents recognize discrete subdistricts of the study area, including 
Lower Roxbury, Highland Park, Mount Pleasant and Quincy Geneva to name a few. 


In recognition of the inherent purchasing power of Roxbury residents, new commercial 
centers have recently been constructed or are planned at South Bay, Crosstown (Melnea Cass 
Blvd. and Mass. Ave.), Grove Hall and Egleston Square. The Dudley Square area is 
experiencing a great deal of interest and investment stimulated by the planned re-location of 
the state Department of Public Health to Dudley. The Newmarket industrial area falls 
partially within the study boundary. It is a potential source of employment for members of 
the community. However, the unsightly nature of some of the operations and the traffic 
generated is a burden to nearby residential neighborhoods. 


Increased affordable as well as market rate housing and homeownership has been mentioned 
as a goal. Given the high percentage of vacant lots and abandoned buildings scattered 
throughout the area, creative renovations and innovative new housing prototypes should be 
explored. Great care should be taken in determining appropriate densities and designing 
building types that are compatible with the surrounding houses without compounding traffic ° 
and parking problems. 


In general, the recommendations with regard to streets and parking will be designed to 
complement the overall planning objectives rather than operate independently, recognizing 
the different strategies pertaining to residential land use versus commercial needs. 


Roxbury Strategie Master Plan — 
Comments Sas the audience at the February 10, 2000 Community Meeting 


e Ifyou don’t own your home you don’t have control. Home ownership brings 
stability. 

e Need to gain transportation access to the sea — the new seaport area in South Boston. 

e There is a difference between “economic development” and “economic expansion” — 
building a McDonald’s in the neighborhood is not economic development. 

e We should be cautious of the “Grand Plan” (like those of Ed Logue’s day). European 
cities have mixture of uses co-existing happy together and we should try to use them 
as examples of good planning. How do we do this under current building, land-use 
etc. regulations? | 

e There is a lot of money being invested into the neighborhood with the building of 
schools - six schools @ $48 mil per - should get jobs for residents and linkage money 
like they do in South Boston. 

e How to deal with the recovery community and the ex-offenders (Corey Law) get 
better integrated back into the community and what can this plan do to aid them. Are 
there any critical connections? 

e With all of the new projects being implemented in the area — how does this plan 
become the vehicle to coordinate all these projects particularly with respect to water - 
and sewer, electrical, and fiber-optic up-grading etc. - What can be done right away 
in the plan along with the long-term goals? 

e Because of de-regulated environment — it is good business practice for those 
providing services to listen to community needs. 

e Future public meetings need to be more organized with professional facilitators. 

e Arts and culture are very strong in the community and the plan should embrace this in 
a significant way. 

e There needs to be accommodations for “legal night-life” — places for people of color 
to gather like they have in Cambridge, Brookline and downtown. 

e Question the boundary of the plan — the plan must coordinate with projects on its 
edges such as Mission Hill. 

e Very disappointed that didn’t have time to break into groups as planned. Have 
children and it is hard to take time out to go to meetings. Was really hoping that this 
was going to be an opportunity get into small groups. 

e What in the plan will address the issue of accessibility by the handicapped — % of 
housing for independence for the disabled and the elderly. Information handed out 
should be in Braille, large print or audio. 

e Plan should look at the current property tax policy — would like to see modeling and 
what the current public revenue generation is. 

e The plan should address bicycle accessibility, usability, and storage. 

e Don’t want Roxbury to supply all of the affordable housing for the city. Don’t try to 
solve the problems of city housing all in Roxbury. We want homes with yards, and 
parking. 


What the plan needs is a vision. The vison of Roxbury should be built on its rich 
artistic and cultural heritage. Have a rich community of Caribbean, African, Cape 
Verdean persons living in the community. 

Roxbury has committed arts institutions that have been an interegral part of the 
community for generations. Museum of Afro-Amercian Art has 10,000 visitors per 
year and is not serviced by public transportation — must have it. 

Mrs. Pearl Mosley — representative for the elderly- Put elderly first!!! They are ones 
who got the younger generation to these better times. She says elderly are in horror 
of being moved out of their homes for persons who can pay the $1400.00 per month 
rent. Their friends, family, doctors etc. are here in the community. They are afraid 
and also humble (don’t want to complain or ask for help). 

Is affordable housing a burden or can it be seen as an asset? 

Need recreational facilities for little kids — playgrounds. 

Plan should make a running list of businesses and industry to help in recruiting 
workforce development. 

There should be commuter parking lots with moderate fees to get commuter parking 
off residential streets. 

Should have students and children get involved in plan — encourage to go to Madison 
Park School first to present the master plan. 

Have a Jazz Museum in Roxbury. 

Need to link Roxbury Master Plan and Egleston Jackson planning strategies. 
Sustainable jobs — What are the industry types that will be viable in the future? How 
do we build ownership of these industries from within the community. 

Idea: a non-profit group could own a parking garage. 

People should let go of the anger of what has been done to them over the years — must 
move to the next level of humanity — build role models. 

Project Right — transportation plan should address traffic calming specifically in 
Grove Hall. Should be thinking of plans and projects that Mayor Menino can buy 
into along the way. 

Grove Hall, Warren St., Holbrook St. — safety issues, traffic problems, speeding. 
The proposed Silver Line as a replacement service for the “El” is a scam. The bus 
doesn’t cut it. What light rail and the city needs to back it. The MBTA is the 
problem. 

The CT3 bus — Why does it not stop more often in Dudley Square — and when it does 
it is only at 6:30 in the morning? 

Create a training center in the service sector to sell products to Northeastern 
(sustainable income). Have Northeastern set aside x number of dollars to build a 
service center to train kids to work in the community. 

Should get these public meetings to be broadcast on Cable Network TV. 
Community needs to use its power not to be railroaded. Weston, Mass. gets what it 
wants because it will not settle for less. 

People need to get out and vote and be counted in the census for power and to get 
federal financial funding. 

Planning should match zoning master plan from 1989. 

Institutional and non-profit accountability by those such as Northeastern. 


Need to get the Department Public Health involved — asthma rates are high in the 
neighborhood. 

Young people should get more involved in the plan. 

Bruce Bickerstaff from Roxbury Neighborhood Council concerning call for 
moratorium — said that does not want long term moratorium mostly concerned about 
siting of new schools. 

Schools being built in neighborhood - $48 mil per school, $150 mil in soft costs and 
management, half billion total. What is in it for the community? 

Why are they building “crayon” colored housing in Roxbury? Badly built, too small. 
Don’t like houses built right on the sidewalk so that you can put your hand in to the 
living room and turn on TV. Need to re-think housing concepts. 
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The Roxbury Master Plan: Guiding Principles and Values 


The purpose of this statement is to articulate the principles and values that will frame the current 
planning process for a Master Plan for the neighborhood of Roxbury. The principles and values 
suggested below are based on the belief that Roxbury represents an important and integral 
neighborhood in Boston and Massachusetts. Furthermore, Roxbury represents a model for other 
neighborhoods in Boston and Massachusetts not only in terms of its history of struggles on behalf 
of the neighborhood and benefitting residents, but in advancing social and economic well-being 
for all people in the city of Boston. In various ways, the planning process as well as the final 
vision and products, are aimed at reflecting the following principles or guideposts. 


* The Roxbury Master Plan will help to identify and utilize the neighborhood’s enormous 
potential and actual resources and assets, including, 


- «the location of the neighborhood in terms of the city and region; 
- the land and open spaces encompassed in the neighborhood; 
- the housing stock in the neighborhood; 
- the youth who live and work in Roxbury; 
- the history and lessons of struggles aimed at improving living conditions in this 
neighborhood; 
- the neighborhood’s appreciation for its increasing race / ethnic diversity 
- the commitment of Roxbury residents and community organizations 


* The Roxbury Master Plan will help to identify activities and institutional relationships that 
enhance opportunities for youth to become involved in the civic life of Roxbury 


* The Roxbury Master Plan will help to identify ways that the history of the community 
struggles of Roxbury can be incorporated into civic life through historical preservation; 


* The Roxbury Master Plan will seek to identify potential institutional and programmatic 
linkages between the areas of economic development, housing, and transportation. 
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* The Roxbury Master Plan will help to increase residential stability by developing 
institutional, programmatic, and social connections between people and people within the 
neighborhood; organizations and organizations within the neighborhood, youth with elderly, 
neighborhood with other neighborhoods; neighborhood with the city; and neighborhood with 
the region. 


* The Roxbury Master Plan will seek to identify institutional, programmatic, and policy 
mechanisms to generate and keep wealth in the neighborhood for longer periods of time than 
might presently be the case; 


* The Roxbury Master Plan will help to identify ways for increasing opportunities for small 
businesses and linking this sector to the civic well-being of the neighborhood; 


* The Roxbury Master Plan will consider ways to utilize public dollars as leverage for 
additional private dollars and resources; 


* The Roxbury Master Plan will be planned and implemented in ways that enhance the civic 
education and public involvement of residents and organizations, including community 
agencies, faith-based organizations, and small businesses. 


* The Roxbury Master Plan will consider how to increase housing opportunities at different 
income levels for residents and protect existing housing that is affordable to residents by 
utilizing the potential and actual assets of the neighborhood. 


* The Roxbury Master Plan will consider how to enhance and increase the educational, 
cultural, and recreational activities in the neighborhood; | 


* The Roxbury Master Plan will help to develop a civic understanding of the role of public 
infrastructure, including transportation, as a key tool for economic and community 
development of the neighborhood. 
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ROXBURY MASTER PLAN 
Initial Observations: HOUSING 


Abt Associates (consultant to Stull and Lee) 
DRAFT 2/3/00 revised 


Total housing stock and vacancy rates. Per the 1990 Census, the 20,035 housing units in 
Roxbury represented 8% of the City’s housing stock. Of these 20,035 units, 13% were 
vacant (which compares to a city-wide vacancy rate of 9%). Over the past decade, while 
vacancy rates have decreased city-wide due to the increased demand for housing, the vacancy 
rate in Roxbury remains around 13%. Issue: how are current development pressures 
impacting Roxbury’s vacancy rates? 


Need to increase housing stock. In 1998, the BRA estimated that Boston would need 
21,000 net new housing units constructed between 1996 and 2006 to meet the needs of new 
workers. This translates into approximately 1800 to 2000 new units needed in the Roxbury 
neighborhood (assuming even distribution across neighborhoods). Recent/current/pipeline 
housing production totals 900 units (for city-funded projects), the majority of which are 
rehabs of existing multifamily developments. Jssue: what land is available for new 
residential development and should the density of any new housing be increased to provide 
more units on scarce land? 


Preservation of existing stock. Much of the original housing stock in Roxbury is 
architecturally significant and spacious, and has reinvestment value. Of the approximately 
2.500 units that are vacant in Roxbury, some portion is ‘rehabbable’. /ssue: how much new 
housing can be developed in existing vacant structures? 


Roxbury is ‘hot’ market. In recent years (1998 and 1999), Roxbury has generally 
experienced some of the greatest percentage increases in median sales price and in volume of 
sales (another ‘hot’ neighborhood is East Boston). This is true for all structure types:.single 
family, 2- and 3-family units, and condominiums (with the one exception of single family 
median sales prices dropping 20% from 1998 to 1999). Issue: how will this ‘hot’ market 

effect affordability issues? : 


Substantial assisted housing. In 1990, 17% of the city’s housing stock was public or 

' publicly-assisted housing. Roxbury has a much higher percentage of assisted housing (some 
report as high as 40% of the stock: needs confirmation). /ssue: how much of the new housing 
should be assisted? 


Owner-occupancy low. In 1990, the city-wide owner-occupied rate was 28.1%, compared 
to only 19.3% in Roxbury. Nationwide, homeownership rates are closer to 67-72%. Issue: 
does the neighborhood want to increase the rate of homeownership? 


Foreclosure problems. While the foreclosure rates in Boston have been declining (since the 
high in 1992), Roxbury, along with Mattapan, have the highest foreclosure rates (12% and 
15%, respectively, as percentage of sales, which compares to a city-wide average of 2%). 
Issue: what homeownership support systems can be developed (e.g., pre- and post 
counseling services, revolving loan fund for short term credit problems, homeownership 
associations, etc.) to help existing owners remain in their homes? 
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ROXBURY INITIAL TRANSPORTATION PROPOSITIONS 


iF According to the Massachusetts Highway Department, several intersections in Roxbury 
are on the state’s list of High Accident Locations. These are mostly along the heavily 
traveled streets on Roxbury’s perimeter. Three are along Quincy Sireet: at Warten Street, 
Blue Hill Avenue, and Columbia Road). Consideration should be given to increased 
enforcement effort to reduce speeds, and stop sign and signal violations; “traffic calming” 
measures such as street narrowing at selected locations should be considered to slow traffic 
if not reduce traffic volumes along Quincy Street. 


ee Most of the High Accident locations in Roxbury are at signalized intersections, including 
Blue Hill Avenue at Seaver Street and Eggleston Square. These intersections should be 
made safer by physical improvements and special cameras installed to reduce traffic 
violations. 


Recent studies show that most on-street parking in Roxbury is unmetered and unregulated. 
Once consequence is that commuters, area workers and students occupy many on-street 
parking spaces. Curb space should should be regulated to give preference to bus stops, 
loading zones and moving traffic lanes (where needed to reduce congestion), and meters 
installed near businesses to increase turnover. Consideration should be given to acquiring 
nearby vacant properties to provide off-street parking, and restrictions should be strictly 
enforced with towing. 


ly 


4. Martin Luther King Boulevard appears to be wider than required to handle traffic. It should 
be redesigned to reduce the amount of pavement, and provide more amenable space for 
pedestrians. 


Buses picking up and dropping off students at several schools in Roxbury create 
congestion, confusion and hazard an adjacent streets. An improved plan for loading and 
unloading students should be developed at these schools which might include constructing 
a loading area off-street or closing a nearby street during school arrival and departure | 
tumes. 


Wr 


6. Roxbury residents are the most transit dependent in the City; ridership on the 15 bus routes 
serving Dudley Square accounts for 22 percent of the MBTA’s daily bus ndership and 28 
percent of weekend ridership. The Blue Hill Avenue corridor is the most heavily patronized 
bus corridor in the MBTA district with almost 26,000 daily nders traveling on four bus 
routes. Changes in operations such as routing, schedules, and street traffic conditions 
should be made to provide better service? 


7, Approximately 500 pedestrians cross the street in the afternoon peak hour at the Tremont 
Street/New Dudley Street/Columbus Avenue intersection. Most cross Tremont Street 
which carries approximately 40,000 vehicles per day. Something should be done to make 
pedestrian crossings here easier and safer. 
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A REGIONAL AND LOCAL PERSPECTIVE OF THE ELEMENTS OF 
COMPETITIVE ADVANTAGE 


Major Categories of Economic Development Intervention in Inner City Locations — 
Key Observations 


e An examination of the approach used by urban communities comparable to 
Roxbury to create economic opportunity. 

e The common thread of these urban communities is the identification of assets that 
provide a competitive advantage over other locations within each metropolitan 
area. 


Roxbury’s Competitive Advantage 


Four key assets within the Roxbury Community that establish regional competitive 
advantage over other Boston-area locations are: 


e Rich cultural and historic resources 

e Proximity to major institutions (i.e., universities, hospitals); 

e Accessibility to planned transit improvements; and 

¢ Major public investments of land, buildings, infrastructure and funding. 


The potential clearly exists for Roxbury to convert these resources into economic 
development strategies that are built around: culturaV/heritage tourism; major 
institutional investment; major public investment; and, the development of major 
transit infrastructure. 


Issues and Opportunities for Discussion 
1. Cultural/Heritage Tourism © 


Roxbury’s Green Triangle/Ecotourism-Creating a destination for a diverse POR anon 
including regional visitors and non-urban dwellers. 
e Key questions include: How do you get from Eco-Area to Eco-Area B? 
How do you provide convenient opportunities for visitors to enjoy 
multiple activities in one visit? 1.e., golfing and visiting the zoo? How do 
you quantify benefits of the district to the whole Boston community; and 
identify economic benefits to the immediate community? 


2. Major Institutional Investment 


Roxbury has several major institutions abutting it which are having an impact on the 
economic, physical, and social evolution of Roxbury. This impact can be nurtured or 
discouraged, based on its benefit to the community. 
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e Is job creation, destination creation, and dollars retained in these areas of 
Roxbury? 

e What is the balance between issues of gentrification and institutional 
dominance in conjunction with economic benefits? 

e What job creation/economic compromises are involved? 

e Inthe case of Roxbury Community College, how can the community 
leverage resources that will strengthen the capacity and standing of this 
key institution while also promoting additional community educational 
opportunities and job training/creation? 


3. Major Public Investments 


Roxbury has received a substantial amount of public investments in the recent past. 

These investments include Enhanced Enterprise Community (EEC) funds; ipo NenOrHh: 
Zone funds; along with substantial funding from the City of Boston and the 
Commonwealth for economic developmenv/job creation.. 


These major public investments have been used for economic development initiatives; 
revitalization of key Economic Development Areas and Neighborhood Business 
Districts; Housing Development; and infrastructure. 


e How can the Roxbury community leverage these public investments to generate 
more economic opportunity that can be sustained through markevbusiness cycles? 


4. Development of Transit Infrastructure 


Public transit has played a strong role in focusing economic development in Roxbury. 
The relocation of the Orange Line supported one area at the expense of another. To date, 
the Washington Street corridor is struggling to regain the vitality it had during the days of 
the former elevated Orange Line. Alternately, the Southwest Corridor has developed a 
whole other area of Roxbury. 


e With respect to the Orange Line, this corridor is a combination of institutional, 
public housing and gentrification. Little private investment has followed the 
public investments other than residenual development. 

e The proposed Silver Line will provide an articulated bus from Dudley Square to 
downtown via Washington Street. Can this transit system help facilitate the 
economic revitalization of Washington Street? 

e The Planning Study for the proposed Urban Ring Planning Study is evaluating 
the feasibility of developing a circumferential] transit system to provide cross 
town transit service. How can this proposed transit system strengthen economic 
development opportunity in Roxbury? 

e The Midland Rail Line has limited stops on the eastern edge of Roxbury and 
Dorchester. We must study the potential benefits in ridership from the 
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community balanced against its effect on the real estate and image of the 
community. 

e The connection to I-93 brings significant vehicular traffic but few visitor stops 
that generate income for the community. The gateway potential of this key 
intersection might be explored for economic development purposes. 


Conclusion 


The Roxbury community has many assets that provide a competitive advantage. Key 
challenges to address will include: Strategies to maximize Roxbury’s neighborhood 
economy; and strategies to sustain Roxbury’s economy during market cycles and 
fluctuations. 


Thomas M. Menino, Mayor 
Mark Maloney, Director 
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Boston Redevelopment Authority: One City Hall Square * Boston MA 02201-1007: 617.722.4300: fax 617.367.6087 


Memorandum 

Date: February 28, 2000 

To: Roxbury Neighborhood Community 

From: Linda Haar, Director of Planning and Zoning, BRA 
Re: Roxbury Strategic Master Plan - 


Update from February 10, 2000 meeting and 
Notice of Workshop on March 25, 2000 


On behalf of Mayor Thomas M. Menino, the Boston Redevelopment Authority and the lead 
consultants, Stull and Lee, Inc., | would like to thank everyone who attended the kick-off 
meeting for the Roxbury Strategic Master Plan. Over 200 people came out to voice what 
they would like the master plan to cover and expressed a desire to get involved. 


We are following up this meeting with a Workshop on Saturday, March 25, 2000 from 
9:00 to 12:00 noon at Roxbury Community College. The kick-off meeting was an 
introduction to the process and just the beginning. While comments made at this meeting 
have been very effective in shaping the direction of this plan already, we would like to 
follow-up with a more focused meeting format. The workshop will be expressly planned for 
gathering into smaller groups for you to voice more specific concerns, desires and begin to 
shape a core vision and strategies to guide the development of the master plan. 


We have planned on a much larger space this time and hope that at least as many people 
turn out for this workshop and with the same enthusiasm as the kick-off community meeting. 


Enclosed for your information are copies of the following: 
e February 10, 2000 meeting agenda, 


e minutes of the meeting, with the issues and recommendations you expressed, and 
e outlines of the presentations made by the consultant team at the meeting. 


lf you have any questions about the meeting, please call Jessica Pineo at 918-4226 or 
e-mail Jessica.Pineo.BRA@ci.boston.ma.us. 


Please join us at the March 25, 2000 Workshop 
at Roxbury Community College. 
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